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Introduction 
Case 6-GP-2005 is a request for an amendment 
to the General Plan Land Use Element for 
approximately 60 acres of land located on the 
east side of Pima Road, south of Happy Valley 
Road and north of the La Mirada commercial 
center at the northeast corner of Pima Road and 
Pinnacle Peak Road.  There is no concurrent 
rezoning request associated with this General 
Plan amendment.  
 
Major General Plan Amendment 
The Growing Smarter Acts (state statutes) 
required cities to establish criteria for major 
amendments to the General Plan.  The 
Scottsdale City Council established the criteria 
for a major General Plan amendment in February 2001.  Those criteria are a part of 
the city’s General Plan, and include a land use change matrix, a property size criteria, 
and Character Area and Water/Wastewater Infrastructure criteria. (See attachment #7) 
If a proposed change meets any of the criteria, the proposal constitutes a major 
amendment to the General Plan.  A land use change from Rural Neighborhoods to 
Commercial, and Urban Neighborhoods OR Resort/Tourism designation is 
considered a major amendment, regardless of the size of the parcel. 
 
Current Conditions/Background 
The subject property currently is designated Rural Neighborhoods on the General 
Plan Land Use Map.  Properties to the north, east and west have the same 
designations.  The Pima Road/Pinnacle Peak intersection is designated as an ‘Activity 
Center’ on the Character Types Map in the Character and Design Element of the 
General Plan.  To the immediate south of the property is the existing commercially 
zoned and developed 16-acre La Mirada retail center and a 10-acre city-owned public 
park and La Mirada community center.  The northwest, southeast and southwest 
corners of the Pinnacle Peak Road and Pima Road intersection are approximately 48 
acres of existing commercially zoned and developed properties. Pima Road is a 
designated Scenic Corridor in the Open Space and Recreation Element of the General 
Plan.   

 
 

Description of Proposal 
The applicant is proposing the following amendment to the General Plan: 



• Land Use Element designation amendment from Rural Neighborhoods to 
Commercial for the 30 acres immediately north of the La Mirada Center.  The 
existing underlying zoning classification of the parcel is R1-190. 

• Land Use Element designation amendment from Rural Neighborhoods to 
Urban Neighborhoods / Resort/Tourism for the 30 acres immediately north of 
above-referenced 30 acres. The existing underlying zoning classification of 
the parcel is R1-190. 

 
The Rural Neighborhoods designation ”includes areas of relatively large lot single-
family neighborhoods.  Densities in Rural Neighborhoods are usually one house per 
one acre (or more) of land.  Native desert vegetation predominates many areas and 
special care is required to preserve the area's open desert character and environmental 
features.  Much of the terrain includes gentle to moderate slopes and rolling ground, 
intersected by several washes.  Grading often requires extra care in areas with 
moderate slopes.  Clustering is encouraged to preserve desert vegetation, washes, and 
natural features…”   
 
The Commercial designation includes uses that “provide a variety of goods and 
services to the people who live in, work in, or visit Scottsdale and have been 
designated throughout the community at appropriate scales and locations.  This 
category includes areas designated for commercial centers providing goods and 
services frequently needed by the surrounding residential population, and retail 
businesses, major single uses, and shopping centers, which serve community and 
regional needs.  This category may also include other uses, like housing and office 
uses, to attain environmental and mobility goals…”   
 
The Urban Neighborhoods category “includes areas of multi-family 
dwellings/apartments.  Densities in Urban Neighborhoods are usually more than eight 
dwellings per acre.  These high-density uses are generally located near retail centers, 
offices, or other compatible non-residential uses.  Care must be taken to minimize 
impacts on other residential areas and to provide adequate circulation to 
accommodate the traffic volumes.  Access to transportation choices (e.g. pedestrian, 
bicycle, transit, etc.) is a key consideration for urban neighborhoods. Areas 
containing high density residential development should have minimal environmental 
constraints.”  
 
The Resort/Tourism category “is designed for hotels and a variety of resorts.  They 
can be freestanding or part of a resort community or master-planned development.  
Resort locations capitalize on good transportation, the physical amenities of the area, 
and recreational or shopping opportunities.  Hotels or resorts often include some 
ancillary retail, cultural and recreational uses.  In some areas of the community, lower 
density may be required to preserve desert character and environmental features, or it 
may be necessary due to land slopes or other physical constraints of the specific area. 
Medium density residential uses with a resort character and lifestyle may be 
integrated into resort uses and may share resort amenities.  Resort uses often are 
places next to open spaces as a key amenity.” 



 
General Plan Analysis 
Land Use Element: 
The subject property of this proposed amendment is bounded on three sides with 
Rural Neighborhood Land Use designations and very low-density zoning - the same 
conceptual land use category as the proposal property.  To the immediate south is the 
existing commercially designated and developed 16-acre La Mirada retail center and 
a 10-acre city-owned public park and La Mirada community center.  The northwest, 
southeast and southwest corners of the intersection of Pinnacle Peak Road and Pima 
Road are commercially designated and developed properties totaling approximately 
48 acres.   
 
Four Land Use Element Goals and associated Approaches apply to this proposal and 
should be considered in this case.  Discussion of a) transition of land uses from more 
intense to less intense areas within neighborhoods, b) integration of land uses into the 
physical and natural environments, c) making sure that development patterns, land 
uses, character elements, and d) access to the mobility network are appropriate. These 
considerations are vital to the successful integration of a project into the 
neighborhood fabric. Additional specific Goals and Approaches that apply are listed 
below: 

o Encourage transitions between different land uses and intensities 
through the use of gradual land use changes, particularly where natural 
or man-made buffers are not available. 

o Allow for a diversity of residential uses and supporting services that 
provide for the needs of the community.  

o Provide a variety of housing types and densities and innovative 
development patterns and building methods that will result in greater 
housing affordability. 

o Promote land use patterns that conserve resources such as land, clean 
air, water, and energy and serve all people within the community. 

o Incorporate appropriate land use transitions to help integrate into 
surrounding neighborhoods. 

 
The land use character of the Pima Road corridor north of Pinnacle Peak Road is that 
of primarily low-density residential uses and the recommended boundary of the 
McDowell Sonoran Preserve. South of Pinnacle Peak Road is a mixture of land uses, 
more medium density residential and several master planned communies. 
 
Character and Design Element: 
The Character and Design Element of the General Plan designates this site within the 
Rural Desert Character Type.  This Character type typically contains “relatively low-
density and large lot development, including horse privilege neighborhoods and low-
density resorts as well as areas with particularly sensitive and unique natural 
environments.  These districts provide a rural lifestyle that includes preservation of 



the desert character.  The identity and natural desert character of this district should 
be strengthened and maintained by preventing encroachment of nonconforming uses 
and architectural styles, protecting open spaces and vistas, encouraging conservation 
of desert vegetation, building low profile structures, discouraging walls, and limiting 
road access… Site plans for developments on larger vacant tracts should be sensitive 
to topography, vegetation and natural drainage area.” 
 
The Character Types Map designates the nearby southwest corner of Pinnacle Peak 
Road and Pima Road as an ‘Activity Center.’ ‘Activity Centers’ include major mixed-
use areas that are smaller than the employment cores, but larger than neighborhood 
centers and often have greater intensities of development than the surrounding area. 
 
The Streetscape Map designates that the subject area streets should have a Natural 
Streetscape.  Natural Streetscape areas should be composed of plants that are native to 
the local desert with densities of plantings that are similar to natural conditions.  The 
General Plan suggests that the streetscape theme be applied to areas within the public 
right-of-way as well as the area between the right-of-way and building setback line.  
The Scenic Corridor Design Guidelines should be implemented along this property’s 
western boundary, and these guidelines could be used to guide the remaining street 
frontage landscape themes.  The Streetscape Map further designates the Pima 
Road/Pinnacle Peak intersection as an area where the streetscape design intensifies. 
 
Housing Element 
Some of the Goals and Approaches of the Housing Element also discuss the provision 
of housing options that blend with the surrounding community. Specifically, the 
Approach states: 

• Encourage physical design, building structure, and lot layout relationships 
between existing and new construction to help the new developments 
complement the surrounding neighborhood. 

 
Neighborhoods Element: 
The Neighborhood Element of the General Plan strives to preserve, reinforce, and 
where appropriate, revitalize the core characteristics and stability that define all of 
Scottsdale’s neighborhoods. One Goal that especially applies to this application 
discusses promoting context appropriate new development. This proposal will need to 
provide appropriate transitions, buffering, and strive to blend with surrounding 
existing development. 
 
Open Space and Recreation Element: 
Pima Road, this application’s western boundary, is designated as a Scenic Corridor. 
This requires a 100’ scenic setback from the ultimate ROW of the road during the 
development process for this site.  
 
 



Cost of Development Element 
The city of Scottsdale has long held the philosophy that new development should 
“pay for itself” and not burden existing residents and property owners with the 
provision of infrastructure and public services and facilities. It will be necessary when 
more specific project data is available to confirm that this new development will not 
be a burden on existing citizens of Scottsdale.  
 
Land Use Impact Model 
The Planning Department uses a basic land use impact model to generally assess the 
impacts of potential changes in land use designations. The Land Use Impact Model 
was applied to the potential fully built out development of the subject property for the 
following: 

• The existing land use category of Rural Neighborhoods and the existing 
zoning category of R1-190 for the total of 60 acres 

• The proposed land use category of Commercial for 30 acres 
• The proposed land use category of Urban Neighborhoods for 30 acres with 

subsets for Patio/Townhomes, Assisted Living, and Resort/Tourism 
 
The application of the model to the “fully built out development’ of 30 acres of the 
property as Urban Neighborhoods indicates that the change in land use classification 
would result in an increase of 213 dwelling units for patio/townhomes or 
approximately 1200 for assisted living units. If this site were to be designated 
resort/tourism 990 units could be expected. The increase in residential population 
would be 440 for patio/townhomes development, 1521 for assisted living, and 1267 
for resort/tourism. The model indicates an increase of 69 school age children split 
across grades K-12. Weekday vehicle trips would increase from 121 to 15,682 on the 
commercial 30 acres and 1,300 for residential or 11,880 for resort. Water usage will 
increase nine times for the commercial acreage and from six to thirteen times for the 
residential acreage or eleven times for resort. 
 
The subject’s primary commercial market area, which covers 12 square miles, has an 
estimated 80% competitive coverage from 4 other existing commercial centers 
located at Pinnacle Peak and Scottsdale, Grayhawk and Scottsdale, Thompson Peak 
and Pima, and Jomax and Alma School.   
 
If viewed as an isolated situation, the proposed addition of 30 acres of commercial 
development in the existing market area would appear to be an exercise in 
redundancy.  Considering that the market area has 5 existing commercial centers 
serving its present and future needs, the redundancy is certain.  However, if the rest of 
the subject GP amendment request is taken into consideration—the proposed 30 acres 
converted from Rural Neighborhoods to Urban Neighborhoods uses—that would 
allow an increase in the ultimate population density for the area, both resident and 
transient, to help generate enough demand to absorb the otherwise gross surplus of 
commercial services that would result if the requested 30 acres of additional 
Commercial development were granted.  Therefore, the more important questions 



might be addressed to the requested Urban Neighborhoods land use category 
conversion from the existing Rural Neighborhoods category. 
 
Key Issues 

• Transition from surrounding very low-density land uses to Urban 
Neighborhood densities. 

• Commercial expansion in an area that has a significant amount of existing 
commercial opportunities 

• Traffic impacts from increased densities and intensification of land uses. 
• Pima Road and Happy Valley Road improvements – ROW dedication on both 

frontages.  (Realignment of Happy Valley Road) 
• Waterline extension would be necessary. 
• Sewer line improvements would be necessary. 
• Drainage structures/retention need to be addressed. 
• Wash preservation (coming off of Happy Valley Road) 
• Number (7) and spacing of driveways. 
• Buffering between the commercial and residential uses; and from neighboring 

residential uses. 
• Trail connections 
• Open Space/NAOS provision 
• Lighting of facilities 

 
 
Community Involvement 
The City requires a minimum of one open house meeting to occur prior to the formal 
public hearing of any Major General Plan amendment. This meeting was held, 
however, staff has not received the required Citizen Involvement Report or any of the 
comments from the open house at this time.  Staff has received numerous letters, 
phone calls and e-mail correspondence expressing strong opposition to this request 
(see attached). 
 
Conclusion 
The intensities of this proposal make it difficult to transition or blend with the 
surrounding area. Infrastructure has not been planned for these densities or intensities 
and would require modifications. The Pima Road corridor north of Pinnacle Peak has 
a consistent character of low-density development, including the Preserve boundary 
at the northern end of Pima.   
 
 



 
 
Staff Contacts: 
Teresa Huish Randy Grant 
Strategic Planning Manager Chief Planning Officer 
480-312-7829 480-312-7995 
thuish@ScottsdaleAZ.gov rgrant@ScottsdaleAZ.gov 
 
 
Approved by: 
 
_____________________________ 
Randy Grant 
Chief Planning Officer 
 
 
Attachments: 

1. Applicant’s Project Narrative 
2. Context Aerial 
3. Close-up Aerial 
4. Existing General Plan Land Use Map 
5. Proposed General Plan Land Use Map  
6. Community Input 
7. Major General Plan Amendment Criteria 
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Attachment #6 Citizen Involvement 
 
 
 
 
 
 

The above attachment is on file at the City of 
Scottsdale Current Planning office,  

7447 E Indian School Road, Suite 105. 
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